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FACTSHEET

TITLE: COMPREHENSIVE PLAN AMENDMENT NO.
04016, by the Director of Planning, at the request of
Mark Hunzeker for Larry Coffey, to amend the 2025
Lincoln/Lancaster County Comprehensive Plan to

identify a “Northwest Tier Study” of land in Tier III of the
Urban Growth Tiers, generally located from Northwest
27 th Street, north of Highway 34 to West “O” Street ,  west
of Northwest 56th Street.

STAFF RECOMMENDATION:  Approval. 

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 05/19/04
Administrative Action: 05/19/04

RECOMMENDATION: Approval (6-0: Carlson Marvin,
Taylor, Carroll, Krieser and Bills-Strand voting ‘yes’;
Larson, Sunderman and Pearson absent).

FINDINGS OF FACT:  

1. The staff recommendation of approval is based upon the “Status/Description” and “Comprehensive Plan
Implications” as set forth on p.2-3, concluding that Tier III is Lincoln’s long-term growth area–perhaps 50 years
and beyond.  The Plan states that Lincoln should grow in multiple directions around the existing City.
Northwest Lincoln does not have any Tier II growth areas, so a study of a larger area is appropriate to determine
if there is infrastructure capacity in this growth area for Tier II urban development. 

2. Comments submitted by other departments and agencies are found on p.11-13.  

3. The minutes of the Planning Commission hearing and action are found on p.4. 

4. There was no testimony in opposition.  

5. On May 19, 2004, the Planning Commission agreed with the staff recommendation and voted 6-0 to recommend
approval.  
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2004 COMPREHENSIVE PLAN ANNUAL REVIEW
Comprehensive Plan Amendment No. 04016
April 28, 2004

Northwest Tier Study:
Request Study of Infrastructure and Land Uses

Applicant Location Proposal

Mark Hunzeker on behalf of
Larry Coffey

Approximately N. W. 27th

Street, north of Highway 34 to
West “O” Street and west of  
N. W. 56th Street, which are
currently designated as Tier III. 

Add a strategy to the Plan for a
new “Northwest Tier Study” 

Recommendation: Approval

Status/Description

The applicant proposes to identify a study area of approximately two square miles generally between N.W.
56th & N.W. 40th Streets, from West Fletcher Avenue to West McKelvie Road.  This area is designated as Tier III
for future urban development.  The applicant states that there are some urban services in this area and will be
substantial road capacity in Highway 34 as it is improved to 4 lanes in the future.  The applicant states that there is
some area that should be designated as Tier II, and potentially Tier I for future urban development.

As a result of this application, the Planning Department proposes that the Comprehensive Plan be amended
to identify a new “Northwest Tier Study” that would evaluate the Urban Growth Tiers in northwest Lincoln, from
approximately N.W. 27th Street, north of Highway 34 to West “O” Street and west of N.W. 56 th Street, which are
currently designated as Tier III.  The applicant has agreed that the study should be of a much larger area than the
two square miles included in the application.

Tier III is Lincoln’s long-term growth areas - perhaps 50 years and beyond.  The Plan states that no active
development or infrastructure planning should occur within this Tier, in the 25-year planning period of the
Comprehensive Plan.  For the proposed infrastructure planning to occur in the near term, these areas would have to
be part of the Tier II urban growth tier.  Tier II is Lincoln’s growth area immediately beyond the 25-year planning
period of the Tier I urban growth areas.  Advanced utility and infrastructure analysis and planning is permitted within
Tier II growth areas.  The northwest area is the only area without land designated as Tier II. 

Comprehensive Plan Implications

The Comprehensive Plan provides the following guidance on Lincoln’s Urban Growth Areas regarding Tiers
I,  II, and III  in the section on Community Form on page F 28, it states:

“Tier I, II and III
The Comprehensive Plan includes three tiers of growth for the City of Lincoln. Tier I reflects the
“Future Service Limit,” where urban services and inclusion in the city limits are anticipated by 2025.
Infrastructure planning, especially for water and sanitary sewer facilities, can reach beyond the 25
year time horizon to 50 years and further. Tier II respects this extended planning horizon by showing
areas where long term utility planning is occurring today with the expectation that these areas will
follow Tier I as the next in line for urban growth. Tier III reflects an even more distant planning area
— both in time and geography. Little active planning of utilities or service delivery is likely to occur
in the near term in Tier III. A fuller description of each Tier is provided below: 
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Tier I: Defines the City of Lincoln’s near term growth area – generally a 40 square mile area which
could reasonably expect urban services within the next twenty five year period. Land within this area
should remain generally in the present use in order to permit future urbanization by the City.

Tier II: An area of approximately 47 square miles intended to serve the following purposes: (1) to
define the geographic area the city is assumed to grow into immediately beyond the twenty-five year
time frame of Tier I; (2) to serve as the basis for long term, advanced utility planning; and; (3) to act
as a secondary reserve area for urban growth should the Tier I area development occur more quickly
than assumed for the twenty-five year period. Owing to the intended purposes of this Tier and the
uncertainty of when the city may begin providing services to these areas, Tier II should also remain
in its present use in order to provide for future urban development.

Tier III: Provides an approximately 98 square mile area for Lincoln’s longer term growth potential
– perhaps 50 years and beyond. While eventual urbanization of this area is expected, the Tier III area
extends well beyond any urban-style development envisioned within the present Plan. Tier III should
serve as a panoramic vision for City expansion in the distant future. No active development or
infrastructure planning should occur within this Tier within the 25 year planning period of the Plan.
Tier III should also remain in its present use in order to provide for future urban development.”

The Comprehensive Plan identifies all of the northwest growth areas as Tier III.  The Comprehensive Plan
states on page F 17, “Lincoln’s future urban growth should generally occur in multiple directions around the
existing city.”  This objective provides support to review this area for designation as a future growth area, potentially
in the Tier II planning period.  While the Comprehensive Plan does not specifically mention a process on moving Tier
III areas to Tier II growth areas, it can be reasonably assumed and practical to evaluate all future growth areas to
make maximum use of existing and planned urban infrastructure.

Conclusion

Tier III is Lincoln’s long-term growth area - perhaps 50 years and beyond.  The Plan states that Lincoln
should grow in multiple directions around the existing City.  Northwest Lincoln does not have any Tier II growth areas,
so a study of a larger area is appropriate to determine if there is infrastructure capacity in this growth area for Tier
II urban development.   Amend the Comprehensive Plan as follows:

1. Amend page F 32, at the end of the text on Tier II Priority Areas to add the following: 

Northwest Tier Study: a review should be conducted of the Tier III growth areas, from approximately N. W.
27th Street, north of Highway 34, to West “O” Street, west of N. W. 56th Street, to determine which, if any
areas, are appropriate for Tier II designation.

Prepared by
Duncan Ross, AICP dross@ci.lincoln.ne.us
Planning Department, (402) 441-7603
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COMPREHENSIVE PLAN AMENDMENT NO. 04016 

PUBLIC HEARING BEFORE PLANNING COMMISSION: May 19, 2004

Members present: Carlson, Marvin, Taylor, Carroll, Krieser and Bills-Strand; Larson, Sunderman
and Pearson absent.  

Staff recommendation: Approval.

Proponents

1.  Mark Hunzeker stated that this application was originally made for a much smaller area in the
vicinity of N.W. 48th and Hwy 34.  In reviewing it, the staff is recommending that a much lager area
be studied and Hunzeker concurs.  The reason this proposal came forward is that, as we were
looking at the Comprehensive Plan in the areas that were likely to be served with the existing
facilities, we discovered that the lower end of the drainage basin which serves the area has sewer
capacity for approximately 1900 acres beyond what is identified as Tier I-A.  Upon further inquiry,
it was also discovered that there are some sewer improvements that are in the CIP budget over
the next 2-3 years in that area, but, we discovered, somewhat to our chagrin, that the thinking at
the moment was that those improvements would be sized only to serve those areas within Tier I. 
The thought was that maybe we should at least bring this into a little better long term focus so that
some of the improvements would at least be sized to serve the ultimate area that could be served
by the capacity down at the bottom of the pipe.  We think this area is a good area for Lincoln to
grow, especially with Highway 34 running right through it, which is scheduled for widening to four
lanes out to Hwy 79.  We have the state building a very large road that can be used by the city to
serve urban development and we all know that we are woefully short of infrastructure dollars for
street construction.  We should take advantage of the state’s road building program whenever
possible to facilitate access in and out of our downtown.  This is an area where construction of
new homes will facilitate the future provision of more services for the Airpark area as well as
opportunity to capture future commercial dollars that may otherwise not quite get into Lincoln.  

Hunzeker pointed out that this is just a study to determine how much area is easily served.  We
think this is a good idea and it is very likely we will find that this is an area that can be served
sooner rather than later with a lot of the same infrastructure that will be built to serve the area north
of Highway 34 and west of Fallbrook.  We’re much closer to some of the existing infrastructure
here than we are in other areas in Tier I-A of the plan.

There was no testimony in opposition.

ADMINISTRATIVE ACTION BY PLANNING COMMISSION: May 19, 2004

Carroll moved approval, seconded by Krieser and carried 6-0:  Carlson, Marvin, Taylor, Carroll,
Krieser and Bills-Strand voting ‘yes’; Larson, Sunderman and Pearson absent.




















